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1.Introduction

The City of Sterling( t hGityé peekst o est abl i sh a Tax I ncrement Financin
economic development tool and promote the revitalization of landalong Lincoln Highway(lllinois State Road

2), southeast of the Northland Mall. The City engaged SB Friedman Develp me nt Advi sor sin (0SB Fr
January 20210 conductaRedevel opment Proj ect AfeasillitygtuayaRdpeparea 0TI F D
Redevel opment Plan and Project (the ORedevel opment Pl al

This document serves as the EligibilityReport and Redevelopment Plan together, t he 0 Report 6) f ol
proposed Lincoln HighwayRe d e vel o p me nt LiAaolo HighwayR RAA & adoea( 00 Rdetdrd 2 of

the Report, the EligibilityReport, details the eligibility factors found within the proposed RPA in support of its
designation as a6 owiotntsier vtali @ odie fairreiat i ons set forth in
Redevelopment Act, 65 ILCS 5/27 4. 4 -1 etamerded @s3eeiond At thid Report, the
Redevelopment Plan, outlines the comprehensive program to revitalize theroposed RPA, as required by the

Act.

Proposed Redevelopment Project Area

The proposed Lincoln HighwayRPA is located within theCity of Sterlingin WhitesideCounty (t he 0Coun
as shown onMap 1. The proposedLincoln HighwayRPA consists okeventax parcels &ll improved parcel9

and eight buildings. It comprises approximaely 22.4 acres of land, of which approximatelyl7.6acres are

improved and approximately4.8 acres are rightof-way. The parcels included in the proposed RPA are roughly

bounded by Lincoln Highwayand located southeastof the Northland Mall, as illustrated inMap 2. Based upon

SB Fri edman 0 proposedsRPA cucehtly cohsiste of commeral land uses, as shown ilMap 3.

Determination of Eligibility

This Report concludes that the proposedLincoln HighwayRPA i s el i gi bl e for designati
area, [ger the Act. For the purposes of analysis, in a previously developearea, parcels that include side yards
or parking lots related to an adjacent building are considered improved.

IMPROVED PARCELSONSERVATION AREA FINDINGS

For the proposed RP A, SB Fr i edma n st 88% o prignaryi structures dirie agad 38ydars or
older. This satisfies the requirement thab0% or more of the structures have an age of 35 years or more.
Further, the following five (5) eligibility factors have been foundto be present to a meaningful extent and
reasonablydistributed throughout the proposed RPA:

Lack of Growth in Equalized Assessed Value (O0OEAVYS
Deterioration;

Inadequate Utilities

Presence of Structures below Minimum Code Standardand

Excessive Vacancies

arwDdNPRE
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City of Sterling/ Lincoln Highway RPAJ Eligibility Report and Redevelopment Plan and Project

These factors are defined under the Actat63 LCS 5/ 11-74.4-3 (a) and (b) and
Appendix 2.

Based on the age of primary structures in theproposed RPA and the presence ofive eligibility factors, the
improved parcels inthe proposed RPA qualify under a conservation arearfding (age of structuresplus at least
three eligibility factors)

SUMMARY OF ELIGIBILITY FINDINGS

SB Friedmanhas found that the proposed RPA qual i fi es as , with 88bohtlserimarzt i on ar
structures within the proposed RPA at least 35 years of age or older, anfive (5) of the thirteen (13) eligibility
factors were found to be present to a meaningful extentand reasonably distributedwithin the proposed RPA.

These conditions hinder the potential to redevelop theproposed RPAand capitalize on its unique attributes.
The proposed RPA will benefit from a strategy that addresseaged buildings, deterioration, excessive vacancies
and associatedinfrastructure to facilitate the overall improvement of its physical condition

Redevelopment Plan Goal, Objectives and Strategy

GOAL.The overall goal of the Redevelopment Plan and Project is teeduce or eliminate conditions that qualify

the proposed RPA asa &conservation area and to provide the direction and mechanisms necessary to
redevelop the proposed RPA as a vibrantommercial district. Redevelopment of theproposed RPA is intended

to revitalize the area, strengthen the economic base and enhance th€ i t oyebali quality of life.

OBJECTIVESThe following six (6) objectivesupport the overall goal of revitalization of the proposed RPA:

1. Facilitate the physical ipprovement and/or rehabilitation of existing structures and fagades within
the proposed RPA, and encourage the construction of newcommercial development, where
appropriate;

2. Foster the replacement, repair, construction and/or improvement of public infrasticture, where
needed, to create an environment conducive to private investment;

3. Provide resources for streetscaping, landscaping and signage to improve the image, attractiveness
and accessibility of theproposed RPA, create a cohesive identity for thgoroposed RPA and
surrounding area, and provide, where appropriate, for buffering between different land uses and
screening of unattractive service facilities such as parking lots and loading areas;

4. Facilitate the assembly and preparation, including demolibn and environmental clearup, where
necessary, and marketing of available sites in thproposed RPA for redevelopment and new
development by providing resources as allowed by the Act; and

5. Support the goals and objectives of other overlapping plans, inclding the City of Sterlingd s

Comprehensive Strategic Plan Updat@ublished in 2006 ( t h2@06 @omprehensive Plad and
subsequent plans and

SB Friedman Development Advisors 2



City of Sterling/ Lincoln Highway RPAJ Eligibility Report and Redevelopment Plan and Project

6. Coordinate available federal, stateand local resources to further the goals of this Redevelopment
Plan and Project

STRATEG. Redevelopmentof the proposed RPA is to be achieved through an integrated and comprehensive
strategy that leverages public resources to stimlate additional private investment. The underlying strategy is
to use TIF, as well as other funding sources, to reinforce and encourage further privatevestment.

Financial Plan

ELIGIBLE COSTShe Act outlines several categories of expenditures thatan be funded using incremental
property taxes. These expenditures, referred to as eligible redevelopment project costs, include all reasonable
or necessary costs incurred or estimated to be incurred, and any such costs incidental to this Redevelopment
Plan pursuant to the Act.

ESTIMATED REDEVELOPMENT PROJECT COST8.estimated eligibleredevelopment project costs of this
Redevelopment Plan ares17.5million. The total of eligible redevelopmentproject costs provides an upper limit
on expenditures that are to be funded using tax increment revenues, exclusive of capitalized interest, issuance
costs, interest and other financing costs.

EQUALIZED ASSESSED VALUE OF PROPERTIES INPR{EPOSEDRPA The 2019EAV (the most recent year
in which assessed values and the equalization factawere available) of all taxable parcels in theroposed RPA
is $594,042 By tax year 2@4 (collection year 2015, the total taxable EAV for theproposed RPA is anticipated
to be approximately $9 million.

Required Tests and Findings

The required conditions for the adoption of this Redevelopment Plan and Project are found to be present
within the proposed Lincoln HighwayRPA:

1. The proposed RPA is22.4 acres in size and thus satisfies the requirement that it be at least 1.5
acres;
2. Limited private investment has occurred in theproposed Lincoln Highway RPA over the lastsix
years;
3. Without the support of public resources, the redevelopment objectives forthe proposed RPA
woul d most | ikely not be realized. Accordingly,

projects would be unlikely to occur on their own;

4, The proposed Lincoln HighwayRPA includes only those contiguous parcels of real propertthat
are expectedto benefit substantially from the proposed Redevelopment Plan and Project;

5. The Redevelopment Plan conforms to and proposes land uses that are consistent with tl2©06
Comprehensive Plan;

SB Friedman Development Advisors 3



City of Sterling/ Lincoln Highway RPAJ Eligibility Report and Redevelopment Plan and Project

6. The City certifies that no displacement will occur as a result of @ivities pursuant to this
Redevelopment Plan. Therefore, a Housing Impact Study is not required under the Act; and

7. The Redevelopment Plan is estimated be completed, and all obligations issued tané&nce

redevelopment costs shall be retired no later than December 31, 28, if the ordinances
establishing theproposed RPA are adopted during2021

SB Friedman Development Advisors 4



Map 1: Context

City of Sterling / Lincoln Highway RPAGS Eligibility Report and Redevelopment Plan and Project
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City of Sterling / Lincoln Highway RPAJ Eligibility Report and Redevelopment Plan and Project

Map 2: Proposed RPA Boundary
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Map 3: Existing Land Use
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2. Eligibility Report

This report concludes that theproposed Lincoln HighwayRPA i's el i gi bl e for designati
area, [ger the Act.

Provisions of the lllinois Tax Increment Allocation Redevelopment Act

Under the Act, two (2) primary avenues exist testablish eligibility for an area to permit the use of TIF for

redevel opment: decl aring an cansavatiorasy ea . 0b [0iBd H tgehd ear eaa & ac
improved or vacant areas with blighting influences that are impacting the public &fety, health, morals or

wel fare of the community, and are subst antQComrséntation i mpai r i
areas6 are those improved ar eas t h adonbeacoree bligetedéfthe or at i ng

deterioration is not abated. A description of the statutory provisions of the Act is provided below.

Factors for Improved Areas

According to the Act, oOblighted areaso6 for i mproved | a
eligibility factors, whichthe at en t he heal t h, safety, mor aCdossenation wel f ar ¢
areasoO must have a minimum of 50% of the total struct |
combination of three (3) or more additional eligibility factors tha are detrimental to the public safety, health,

morals or welfare, and that could result in such an are
factors for improved areas:

9 Dilapidation 1 Inadequate Utilities
1 Obsolescence 1 Excessive Land Coverage and
9 Deterioration Overcrowding of Structures and
1 Presence of Structures below Minimum Community Facilities

Code Standards 1 Deleterious Land Use or Layout
1 lllegal Use of Individual Structures 1 Environmental ClearUp
1 Excessive Vacancies 1 Lack of Community Planning
1 Lack of Ventilation, Light or Sanitary 1 Lack of Growth in EAV

Facilities
A definition of each factor is providedin Appendix 2 .
Methodology Overview

SB Friedman conducted the followig analyses to determine whether the proposed Lincoln Highway RPA is
eligible for designationas a 0 c o n s eggertl@etAdton ar ea

1 Parcelby-parcel field observations and photography documenting external property conditions;

1 Analysis of historical EAV trends for the last six years (five yetr-year periods) for which data are
available andfinal (20142019 from the Whiteside County Assessor

1 Review of building age data fromthe Whiteside County Assessor

SB Friedman Development Advisors 8



City of Sterling / Lincoln Highway RPA o Eligibility Report and Redevelopment Plan and Project

1 Review of parcellevel GIS shapefile data provided by the County;

Review of municipalcodes,county codesand building permit records 2016-2021)

1 Review of a memorandum provided by the Cityd s Buil ding and rBgamingng depa
conditions of stormwater sewer infrastructureand

1 Review ofthe City of Sterling Comprehensivestrategic Plan (2006) provided by the City.

=

SB Friedman examined allparcels for qualification factors consistent with requirements of the Act.
SB Friedmaranalyzedthe presence or absence of each eligibility factoon a building-by-building, parcelby-
parcel basisand/or aggregate basisas applicable. Thebuilding and parcel information was then plotted on a
map of the proposed RPA to determine which factors were present to a meaningful extent and reasonably
distributed throughout the proposed RPA.

Conservation Area Findings: Improved Parcels

Based upon the conditions found within theproposed RPA at the completionofS B F r i eedearamithas

been determined that the land within the proposed RPA meets the eligibility requirements of the Act as a
0consenay a®fiheaght primary structuresin the proposed RPA sevenof the primary structures(88%)

are 35 years of age or older, as they were constructed before 188 Map 4 shows the location of primary

structurest hat are 35 years or ol der. SB Fr i #fvd B)dactérsarer esear c
present to a meaningful extent andreasonably distributed throughout the proposed RPA:

Lack of Growth in EAV

Deterioration

Inadequate Utilities

Presence @ Structures below Minimum Code Standards
Excessive Vacancies

aprwN PR

Each eligibility factor that is present to a meaningful extentand reasonably distributed throughout the
proposed RPAis summarized below Maps 5A through 5D illustrate the distribution of those eligibility factors
found to be reasonably distributed on a building-by-building and/or parcelby-parcel basis within the
proposed RPA by highlighting eachbuilding or parcel where the respective factors were found to le present
to a meaningful degree.

1. LACK OF GROWTH IN EAV

The Act defines lack of growth in EAV as having theotal EAV of theimproved portion of the proposed RPA
under evaluation either decline forat leastthree (3) of the last five (5) yeatto-year periods; orincreaseat an
annual rate that was less than the balance of the&City for at least three (3) of the past five (5) yeato-year
periods; or increase at an annual rate that was less than the Consumer Price Index for at least three (3jhef
past (5) yearto-year periods. A full definition is provided inAppendix 2.

SB Friedmartabulated the EAV history of alproposed improved RPA t ax parcels for the pre
year periods using EAV data provided by thaVhiteside County Assessor. The most recent year for which final

information was availablewas2019 S B F r anaydisridenties a lack of EAV growth within th@roposed

RPA in accordancewith the following criteria, as defined in the Act:

SB Friedman Development Advisors 9
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1. The total EAV ofthe proposed improved RPAparcels has declined forfive (5) of the last five (5)
year-to-year periods;

2. The EAV growth rate of theproposed improved RPAparcels has been less than the growth rate of
the balance of the City for five (5) of the last five (5) yeatto-year periods; and

3. The EAV growth ratefor the proposed improved RPAparcelshas been less than the growth rate

of the Consumer Price Index foffive (5) ofthel ast five (5) year-to-year

This eligibility factor is present to a meaningful extent andassessed areawide throughout the proposed
Lincoln HighwayRPAA summary ofSB Fr i dimtimgs is presental in Table 1

Table 1: Percentage Change in Annual EAV, 2014-2019

2016 2017 2018 2019

Proposed RPAParcels EAV $900,868 | $872,301 | $862,364 | $853,118| $739,010 | $594,042
Percent Change - -3.2% -1.1% -1.1% -13.4% -19.6%
Proposed RPA Parcels- -

Decline in EAV YES =S =S YES YES
gg{cgé\/ Les®roposed RPA | ¢167.6 M | $166.0M | $164.5M | $168.6M | $175.0M | $176.0 M
Change in City EAV Less o o o o o
Proposed RPA Parcels -1.0% -0.9% 2.5% 3.8% 0.6%

Proposed RPA Parcels-
Growth Less Than City
Change in CPI [1] ---
Proposed RPA Parcels-
Growth Less Than CPI

[1] Consumer Price Index for all urban consumers and all items, in this Midwest area, not seasonally adjusted.
Source:SB FriedmanU.S. Bureau of Labor Statistics CPI data foS Midwest area;Whiteside County Assessor

= = =

2. DETERIORATION

The Act defines deterioration as defects including, but not limited to, major defects in the secondary building
components such as doors, windows, porches, gutters and downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, sidewalks, edfreet parking and surface
storage areas evidence deterioration including but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material and weeds protruding through paved surfaces

Physical deterioration was observed orall seven parcels(100% of parcelg. The most common form of
deterioration was on surface improvements, including streetsand parking lots. Catalogued surface
improvement deterioration included cracks in infrastruture and dalligatoringd of pavement. Building
deterioration included cracked foundations internal building collapse, and damage to building soffits and
doors. Deterioration of buildings and surface improvementscan make it appear as though theproposed RPA
lacks investment and can make it more difficult to attract new businesses or consumers. This factor was found
to be meaningfully present and reasonably distributed throughout theproposed RPA.

3. INADEQUATE UTILITIES

The Act defines inadequate utilies as underground and overhead utilities, such as storm sewers and storm

SB Friedman Development Advisors 1c
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City of Sterling / Lincoln Highway RPA o Eligibility Report and Redevelopment Plan and Project

drainage, sanitary sewers, water lines, and gas, telephorend electrical services, which are:

1. Of insufficient capacity to serve the uses in the RPA,;
2. Deteriorated, antiquated, obsolete or in disrepair; or
3. Lacking within the redevelopment project area.

Basedon the memorandum provided by the Ci t Buifiisg and Zoning Department none of the 7 parcels

within the proposed RPA have dedicated or engineered storm water detention facilt i es. Per the City
codes and zoning requirements, any development within the proposed RPA requires onsite or efite storm

water detention facilities.Based on these conditions, the inadequate utilities factor was found to bpresent to

a meaningful extent and reasonably distributed throughout the proposed RPA.

4. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS

Per the Act, structures below minimum code standards are those that do not meet applicable standards of
zoning, subdivision, building, fire and other governmental codesThe principal purpose of such codes is to
protect the health and safety of the public,including building occupants, pedestrians and occupants of
neighboring structures.

According to a review of building age data, all the structures in theproposed RPA were constructed prior to

the adoption of the Ci t gurdeat Building Code in 2018 Although the development of these properties

predates current codes and standards of theCity, the buildings may not be in direct violation of all ordinances,

as they may have been 0gr and flevel of apgradés andnndproeements sircee i ved a
being constructed.

A memorandum provided by the City staff indicated that all the primary structuresin the proposed RPA (0®%)

do not meet at least one current code. The presence of structures below minimum code standards, and the
costtoupgraded gr andf at her edd6 st r uc tmayassreduce therowesalcompetiiveness c od e s
and economic viability of the area. Basedn information provided by the City, this factor is present to a

meaningful extent and is reasonably distributed throughout theproposed RPA.

5. EXCESSIVE VACANCIES

The Act defines excessive vacancies aset presence ofbuildings that are unoccupied or under-utilized and
that represent an adverse influence on the area because of the frequency, extent or duration of the vacancies.

The proposed Lincoln Highway RPA currently has a vacancy rate 88%. The high vacancy rate within the

proposed RPA is driven by thezacant84,000- square-foot retail building at 2901 East Lincolnway, which housed

Kmart wuntil January 2014. Since Kmartds departure, the
to the vacant retail pad, which has ledto deferred maintenance in the proposed RPA and limits the
marketability of the proposed RPA Other notable vacant retail pads within the proposed RPA include the

former Beet A-Roo site at 2913 East Lincolnway, whiclak been vacant for nearly a decade.

Thus, wefind that building vacancy within theproposed RPA represents an adverse influence on the area due
to its extent and we conclude thatthis eligibility factor is present to a meaningful extent for theproposed RPA.

SB Friedman Development Advisors 1
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Summary of Findings
SB Friedmarhas found that the proposed RPA qualifiesobed esi gnat ed as a, @ith680ser vat.i

of the structures within the proposed RPA at least 35 years of age or older, and five (5) of the thirteen (13)
eligibility factors present to a meaningful extent and reasonablylistributed within the proposed RPA.

SB Friedman Development Advisors 1z
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Map 4: Improved Land Factor: Age of Structures
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Map 5A: Improved Land Factor: Deterioration
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Map 5B: Improved Land Factor: Inadequate Utilities
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Map 5C: Improved Land Factor: Presence of Structures Below Minimum Building Code
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Map 5D: Improved Land Factor: Excessive Vacancies

Source:City of Sterling,Esri,SB FriedmanWhiteside County
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